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S long as general business lingers in the "Slough of Despond" little hope can be 
Az22 for the improvement of real estate. People refrain from making capital in- 

vestments when invested capital is paying no return and may even seem to be in 
danger. 


There is, due to the various factors discussed in the body of this report, 
practically no demand for real estate at present and the supply apparently exceeds 
all requirements. These conditions will inevitably force further liquidation of real 
estate rentals and values. 


— 


The immediate outlook is black but a glance at the chart of real estate 
activity in the March issue will show conclusively that this is not the first time 
that the skies have been dark. While the rainbow is not yet visible, a revival will 
come after this period just as surely as it has come in previous cycles. 


Due to the pressure of the unprecedented severity of the present depres- 
sion, many distress properties are being and will be forced on the market at prices 
attractive for the long swing. 


It is characteristic of the general public that they will buy only when 
activity is great and when prices are high. The foundations of many future for- 
tunes will be laid during this depression period by discriminating buyers who have 

, the courage and the funds to buy when everyone else wishes to sell. 


& The information and charts contained 
in this report are protected by copy- 
right and are restricted to the con- 

fidential use of subscribers only. 








DEMAND FACTORS FOR REAL ESTATE 


HE May issue of the Real Estate Analyst discussed rentals in rather great detail 

and stated that the fluctuations in rentals and values were due to the fluctuat- 

ions of supply, demand and the value of money. It was shown in that issue that 
the inflation of currency and credit which followed the Civil War reduced the buying 
value of the dollar for the period to such an extent that all things,including rent- 
als and real estate values, were high in price. It was also shown that the inflation 
of currency and credit following the World War was very similar in extent and effect 
and that real estate rentals and values in the boom period we have just gone through 
were high, at least partially, because the low value of the war-inflated dollar made 
all prices high. The effect of supply and demand on rentals was discussed briefly in 
the May issue. In this -issue we wish to discuss in greater detail the various fact- 
ors which alter “demand” as it affects rentals and values. 

It is generally admitted that all other things being equal an increase in 
the demand for living quarters raises rentals and values, Variations in the demand 
for living quarters in any community are caused by variations in the number of peop- 
le in the community and by changes in social or economic conditions. In the follow- 
ing discussion we will consider these factors in order. 

POPULATION: The population of every community is constantly changing. 
Even in a community, apparently stationary in population, the individuals comprising 
it are never the same. These changes are the result of births and deaths and of per- 
sons moving away and of others moving in. Only when the gross result of these four 
factors balance does a city maintain a fixed population. As births normally exceed 
deaths it can generally be assumed that in a city which is stationary in population 
more adults are moving away from the city than moving to it. 

An increase in population due to an excess of births over deaths is a nat- 
ural increase which would normally be expected. Saint Louis and Saint Louis County 
are growing from this cause at the rate of slightly less than five thousand persons 
per year. In the table below births and deaths for the city and county are given by 
years sinee 1922 together with the rate per thousand people, 





Year Births Rate Deaths Rate Net Gain 








Rate 

1922 16,198 17.9 11,108 Tee 5,090 5.6 
1923 17,035 18.5 12,3554 Loe 4,681 Sel 
1924 18,158 19.4 12 ,404 13.3 5,754 6.2 
1925 18,373 19.3 13,066 Loot 5,507 D6 
1926 18,286 19.0 13,413 Loe 4,873 Bee 
1927 18,450 18.8 12 ,627 2.9 5,823 5.9 
1928 17,764 List 13,994 14.0 5,770 Oe7 
1929 17 ,846 17.6 12,818 12.6 5,028 5.0 
1930 17,9358 iv so 13,042 12.6 4,896 4.7 
1931 17.426 16.8 14,140 15.6 3,286 5.2 
177 ,474 18.5 128 , 966 13.4 48,508 5.0 


It has not been possible to get figures on births and deaths for Saint Louis County 
prior to 1922 but the figures have been secured in detail for Saint Louis since 1878. 
Attention should be called to the fact that figures for births were not complete in 
the earlier years as all births were not reported to the authorities. The current 
figures are believed to be almost complete. On the other hand even the early figures 
for deaths are very accurate as.a permit is required for burial. With this discrep- 
ancy in mind, the following table was prepared in an effort to find what part of the 
growth of Saint Louis proper in the past had been due to biological causes and what 
part to gains at the expense of other communities or farms. 


argo $200 6/1/00-4/15/10 4/15/10-1/1/20 1/1/20-4/1/30 


Births reported 115,584 128,643 137,680 157 , 426 
Total Deaths 7 95,895 103,073 107,952 113,088 
Excess reported births 
over deaths 19,689 25,570 27,728 44,3538 
Increase in population 
(U.S. Census) 123,468 111,791 85,868 48,063 
These figures show quite clearly that Saint Louis proper is no longer growing by the 
incoming of people from other territory. In fact, it is rather strange that in the 
last period which was mainly a period of great industrial activity, practically all 
of the increase can be accounted for by the excess of births over deaths. St. Louis, 
of course, actually absorbed many outsiders in this ten year period, but these gains 
were completely wiped out by losses, either to the county or to some other territory. 
We know this is true as the negro population alone showed an increase of 25,726,most 
of it coming up from the South. This shifting of foimer Saint Louisians to the coun- 
ty helps to explain the very rapid growth of Saint Louis County during the past ten 


years as shown on pages 37 and 238. (continued on page 33) 
































We believe that were a census taken at the present time, it would show a population 
no larger than that shown by the Federal] Census taken in April, 1930. In a period 
like the present every great city loses population. An effort has been made to check 
the amount of this loss but it can be only approximated, 

The police department of the City of Clayton took a census of Clayton that 
was completed last month. Assuming that this census and the Federal Census were e- 
qually thorough, we have the following facts: The Federal Census on April 1, 1930, 
reported 9,613 people as against the police census of this spring of 9,589, a loss 
of 24 in the last two years. On January 1, 1920 the Federal Census reported Clayton 
with a population of 5,028. If Clayton had maintained the same rate of growth which 
she enjoyed between 1920 and 1930 her population now should be approaching 11,000. 

The study of families moving away from Saint Louis shown on the chart be- 
low is made up from the reports of all licensed moving companies in Saint Louis. All 
furniture moved to the depot or by long distance haulers to out-of-town destinations 
is included in the tabulations. The dash line is a similar record of all furniture 
brought from the depot and of such long distance loads coming into Saint Louis as 
are handled by haulers having Saint Louis licenses. These latter figures are incom- 
plete as there is no way to check the furniture brought in by long distance haulers 
from other cities who do not have offices in Saint Louis. It is believed that, if 
these records could be completed, it would be found that approximately as much fur- 
niture is brought into the city as moved out. We believe that on the whole the loss 
in population would be reflected to no great extent in these figures as in the great- 
er majority of cases the loss consists in that part of the population which is least 
securely anchored, in many cases of single individuals. We think that a count of 
families would not show the same loss that a count of individuals shows. This fail- 
ure to grow during the depression is one of the dominant causes of the difficulty 
with real estate at present. Much of the loss will be regained as soon as normal em- 
ployment is resumed. 

SOCIAL AND ECONOMIC FACTORS: There are a number of factors other than pop- 
ulation changes which increase or decrease the demand for homes. One of the princi- 
pal of these was mentioned in the last issue - the change in the size of the family. 
In each census since 1850 the size of the Saint Louis family has been as follows: 


1850 - 5.6 1880 - 5.4 1910 - 4.4 
1860 - 5.35 1890 - 4.9 1920 =- 4.1 
1870 - 5.2 1900 - 4.6 1950 - 5.8 


In 1850 one thousand persons constituted 178 families. Now a thousand persons con- 
stitute 263 families. This means that one thousand people today will occupy 48% more 
living quarters than they would in 1850. It also means that the average home or a- 
partment needs fewer rooms. (continued on page 34) 
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THE MARRIAGE AND DIVORCE RATE; The marriage and the divorce rate has 
a tremendous effect on real estate values through the variations which they place 
on demand for homes. If the marriage rate were constant at all times it would 


have no great effect but it fluctuates tremendously with social and economic chan- 
ges. The long chart shown above shows the fluctuations in the Saint Louis mar- 
riage rate for each 10,000 males, 21 years of age or older, in comparison with an 
index of general business and of local real estate activity. The marriage license 
law in Missouri was passed in 1881 and the Real Estate Analyst has compiled the 
monthiy totals from the alphabetical lists of names in the marriage license office 
at the City Hall. The chart does not show the actual number of licenses issued 
as it is of comparatively little value to know that 354 marriage licenses were 
issued in May of this year and 1137 in June of 1927. Unless the regular seasonal 
relationship of May and June and the change in population since 1927 are known, 
the figures mean little. The following steps were taken in preparing this chart. 
“1. ‘The monthly totals were first corrected for seasonal fluctuation. It is 
interesting to note that the preference for certain months has changed materially 
during the fifty-one years. The typical percentage distribution of marriage li- 
censes by months for the beginning of this period and the present are shown below: 


In the "Eighties" At Present 
January 84% 82% 
February 76 74 
March 86 79 
April 96 84 
May 109 119 
June 100 119 
July 92 peg 
August 95 101 
September 114 106 
October 130 113 
November 119 106 
December 99 96 
YEAR T200% 1200% 
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The most noticeable change is the drop in the preference for October as a wedding 
month and the rise of May, June and July. The “June Bride" was probably created 
by advertising, as there was formerly a far stronger preference for the fall sea- 
son. 

2. The monthly totals, after seasonal correction, were divided by the number 
of males in the city 21 years of age and older. This correction is necessary to 
eliminate the effect of population growth of the city on the totals. 

3. The prewar period (1882-1913) was taken as typical because of the absence 
of any great disturbing factors. It was found that during this period there was 
an average of 28.9 marriages per month for each 10,000 males over 21. 

4, All months were then refigured as percentages above or below this normal, 
forming the black areas above and below the normal line. 

5. For comparative purposes the line representing the fluctuations of gener- 
al business and the broken line showing real estate fluctuations were added. 

The chart shows a remarkable similarity between the marriage rate and 
real estate activity and some similarity with general business activity. In 1893 
real estate activity and the marriage rate dropped below normal in the same month 
and returned to normal at about the same time in 1895 and then dropped again. In 
1904 both lines: showed a very rapid rise followed by a general downward trend in 
the early part of the war. The most striking disagreement comes in 1917 and the 
early part of 1918. The 1917 peak was caused by the announcement of the draft and 
the winter peak following was caused by war marriages. As soon as the armistice 
was signed marriages and real estate started up together.’ The sharp depression of 
1920 and 1921 brought them both down but real estate activity bounded up to a new 
high while marriages showed only a moderate activity for a short time and in 1924 
started the long drop below normal which has now reached a point where the number 
of marriages per month is only about fifty percent of the expected normal. During 
the period from 1924 to the present,we have accumulated a shortage from this nor- 
mal of more than 15,000. This means that 15,000 fewer couples have bought or ren- 
ted homes. It has had a tremendous effect on the furniture business and on innum- 
erable other lines as well. 

Why have marriages dropped off so tremendously? There are several ex- 
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planations, all probably partially correct. 

1. The result of greater economic independence of women. More women 
are employed today in relation to our population than at any time in the 
past. The United States Census shows the following figures for Saint Louis 


in the last four census period 
Year All Females over Employed Females Percentage 
10 years of age over 10 years old Employed 
1900 229,797 54,506 23.7 
1910 283,561 77,628 27.5 
1920 556 , 089 99,791 29.7 
1930 560,710 106 ,908 29.7 


While this has undopbtedly had some effect on lessening marriages, it is 
quite significant that the drop started, not in the period when employment 
of women was increasing, but in 1924 when the census shows’ the percentage 
of employed women was not increasing. 

2. Higher education of women. There can be no doubt but that this has 
had some influence in raising the marriage age. Many marriages, which for- 
merly took’ place after high school graduation, are now deferred until after 
college completion. 

5. Unemployment has made present marriage impossible for many. This is 
of great importance in accounting for the phenomenal drop. It will be no- 
ticed on the chart that every great depression has caused the marriage rate 
to drop. While the drop started long before most people realized that there 
was anything vitally wrong with our "profitless prosperity", various other 
barometers, prepared by Real Estate Analysts, Inc., show coincident xrops. 
The fact that this is leap year has apparently made no difference in the 
marriage rate as most women do not seem willing to undertake the financial 
support of a husband in these trying times. 

Are these delayed marriages lost or will they take place when 
business returns to normal? Some of them are undoubtedly lost. It is 
thought that many of them will take place later sending the rate above nor- 
mal, just as it has gone above normal after every other similar subnormal 

(continued on page 39) 
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The table below is the most complete population table of Saint Louis and 

Saint Louis County ever published. Some of the earlier figures in this 

table were compiled for it from original records by the Census Bureau. 

YEAR SAINT LOUIS SAINT LOUIS COUNTY COMBINED 
Population Families Population Families Population Families 





1769 
1785 
1788 
1810 
1820 
18350 
1840 
1850 
1860 
1870 
1880 
1890 
1900 
1910 
1920 
1930 


B91 
897 
1,197 
1,600 
4,598 
5,852 
16,469 
77,860 
160,773 
310,864 
350,518 
451,770 
575,238 
687,029 
772,897 
821,960 


36,132 
59,431 
65,142 
91,756 

123,719 

155,555 

190,640 

214,855 


4,067 
5,451 
8,273 

19,510 
27,118 
29,751 
40,325 
31,888 
36,307 
50,040 
82,417 
100,737 
211,593 


6,447 

9,697 
17,576 
22,759 
52,225 


1, 


5,667 
10,049 
14,125 
35,979 

104,978 

190,524 

351,189 

382,406 

488,077 

625,278 

769,446 

873,634 

033,553 


POPULATION OF INCORPORATED SUBURBS - 1900-1930. 
MISSOURI 
1910 


1900 


Brentwood 

Bridgeton 

Clayton 

Deer Creek 

Fenton 

Ferguson 1 
Florissant 

Glendale 

Huntleigh Village 
Kirkwood 2 
Ladue Village 
McKnight Village 
Maplewood 

Oakland 

Richmond Heights 
Rock Hill 

St. Charles 7 
Shrewsbury 
University City 
Valley Park 


Webster Groves 1,895 


178 


160 
»015 
732 


825 


129 


172 


1,658 


765 


4,171 


4,976 


982 


9,437 


2,417 


7,080 


1920 


5, 


1; 


4, 


7; 
i 
8, 
6, 


9; 


121 
028 


146 
874 
682 
749 


422 


431 
136 


503 
845 
792 
899 
474 


16,969 


98,202 
133,416 
173,131 
213,399 
267,080 


19350 





TOTAL - 14 


, 787 


30,805 


ILLINOTS 


a7, 


102 





Alton 
Belleville 
Bethalto 
Brooklyn 
Cahokia 
Caseyville 
Collinsville 
Dupo 

East Alton 

East Carondelet 
East Saint Louis 
Edwardsville 
Fairmount 

Glen Carbon 
Granite City 
Hartford 
Madison 
Maryville 
Monsanto 
Nameoki 
National City 
Roxana 

Venice 
Washington Park 
Woodriver 

TOTAL - 


14,210 
17,484 
477 
1,019 


_ 449 
4,021 


454 
222 
29,655 
4,157 
3,122 


1,979 


2,450 


17,528 
21,122 
447 
1,569 


613 
7,478 
433 
584 
212 
58,547 
5,014 


1,220 
9,903 


5,046 
729 
253 

3,718 

84 


24,682 
24,823 
471 
1,685 


675 
9,753 
1,393 
1,669 

311 

66,767 
5,336 
1,056 
1,323 

14,757 


4,996 
836 


1,181 
426 


3,895 
1,516 
3,476 


30,151 
28,425 
687 
2,063 
286 
743 
9,235 
2,082 
4,502 
378 
74,347 
6,235 
1,827 
1,340 
25,130 
1,566 
7,661 
602 
304 
2,257 
267 
1,139 
5,362 
3,837 
8,136 





79,699 


134,500 


171,027 


218,562 
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The table on page 37 and the chart above show the rate of population growth of Saint 
Louis and Saint Louis County from the earliest records to the present. 


It is quite apparent that Saint Louis grew very slowly prior to 1810, then entered a 
period of rapid growth for sixty years which was followed again by a period in which 
the growth was retarded. Since 1890 the rate of growth for the entire United States 
and the rate of growth for Saint Louis have been quite similar. 





Saint Louis County is still growing at a rapid rate. The depression has retarded it 
temporarily but large increases in county population can still be expected. 





However, unless a large amount of new industry can be attracted to the city, it is e 
not believed that the growth in the county during the next ten years will be equal 
in rate to the increase from 1920 to 1930. 
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(continued from page 36) 
The divorce rate in Saint Louis has shown,no marked increase in the recent past ex- 
cept in relation to new marriages. The comparison with new marriages is not sound as 
very few.marriages end in divorce in the first year. At the present time about one 
marriage in five finally ends in divorce while the other four are dissolved eventu- 
ally by the death of one of the parties. 

The change in the marriage rate has a decided effect on the birth rate. 
While new marriages form a comparatively small number of all marriages in force, the 
birth rate among younger married women is far higher than among older ones. It will 
be noticed from the table on page 32 that the birth rate started dropping at about 
the same time the marriage rate started its decline. 

CONTRACTION DUE TO THE DEPRESSION: There are no reliable figures at pre- 
sent on the extent of doubling up of families due to the depression. In April, 1931 
the Saint Louis Occupancy Survey showed 10,719 families doubled up with other fami- 
lies. This figure has undoubtedly increased during the last year due to the severity 
of the depression. In addition, many families which have not gone in with other fam- 
ilies have taken smaller apartments than they normally occupy as an economy measure, 
When employment again is on a normal basis, doubled up families will again expand, 


absorbing much of our present vacancy. How soon that will be, depends not on real 
estate but on general business. 
GENERAL CONCLUSIONS: The demand for real estate is at present being ad- 


versely affected by: 

1. A loss in population due to the depression, 

2. A still further decrease in separate family units due to, (a) a marriage 
rate half of its accustomed height; (b) doubling up of families due to reduced earn- 
ings or unemployment. 

These factors controlling demand cannot improve as long as the depression 
continues in its present severity. As we enter the next period of prosperity which, 
through the blue glasses of the present,seems eternities away, population will again 
increase rapidly,the marriage rate will pick up sharply and doubled up families will 
"yndouble". Then in a short time we will find ourselves with « demand greater than 
the supply. Thus goes the cycle. The Real Estate Analyst is constantly watching all 
factors affecting the situation and will advise its clients monthly as changes occur 
in the picture. 


HE two charts below show the current condition of real estate foreclosures in 
Greater Saint Louis. The chart to the left shows the increase since 1926 in the 
city and county of foreclosures for each one hundred thousand families. The fi- 
gure for May of 119 foreclosures for each 100,000 families sets a new high record, 
surpassing by seventeen the 1878 record of 102 per 100,000 families, and by four the 
record for April, 19352. 
The height of the vertical bars in the chart to the right shows 
the monthly total of foreclosures in dollars in Saint Louis and Saint Louis 
County from January, 1926 to June, 1932. The black portion of each bar re- 
presents the total in the city and the gray portion the total in the county. 
From the standpoint of money involved, as well as in number, May foreclo- 
sures were very much above any previous record. 
During May 78% of the foreclosures in Greater Saint Louis were on 
first deeds of trust,21% were on second and 1% were on third deeds of trust. 
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decline during May. This is in 

line with the forecasts made in 
recent issues of the Real Estate Ana- 
lyst. Under present business’ condi- 
tions there seems to be little hope of 
these rentals stabilizing for some 
time. They are now 15.1% under a year 
ago and making allowances for conces- 
sions, 38% under the peak of eight 
years ago. 

Single family rentals are show- 
ing remarkable resistance to the pres- 
ent business situation, indicating 
that the demand must at least approach 
the supply at the present time. 


A PARTMENT rentals continued their 


dex, corrected for seasonal fluct- 

uations of the number of new fam- 
ily accommodations provided for by all 
building permits issued monthly since 
1922. May set a new low for this per- 
iod. Residential building, however, 
is still above the low period of the 
war depression and the year immediate- 
ly following. 

The very small amount of build- 
ing being done will speed recovery, as 
we are now accumulating a potential 
shortage, especially of single family 
residences, which will become apparent 
when economic conditions enable dou- 
bled up families to spread out and de- 
layed marriages to take place. 


‘[e chart to the left shows’) an in- 


number of marriages for each 10000 

males 21 years of age and older. 
This chart has been adjusted for seas- 
onal fluctuations. It looks as if this 
line has declined to such a point that 
further declines of any great size are 
not very probable. Never before in St. 
Louis have marriages, in relation to 
population, reached the low levels of 
the present. Marriages in relation to 
real estate are discussed in detail on 
pages 34, 35 and 36 of this issue. 
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